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Interior Setback Modification

The access stairs only purpose is to access the roof deck. The stairway is accessed from the master
bedroom and is entirely within the footprint of the 2001 addition to the residence, encroaching
ten inches into the required 10’-0” interior setback, while the line of the residence encroaches up
to three feet into the interior setback. Staff is supportive of the proposed interior setback
encroachment for the access stairs, as the improvement does not extend beyond the existing
residence, and is minimally visible from the street and neighboring properties.

Solar Access Modification Background Information

The *“as-built” roof alterations to accommodate the second story deck walls requires a
modification for exceeding the maximum height of the Solar Access Height Limitations. The
rules and regulations governing the Solar Access Ordinance are contained in Resolution 17-075,
which were originally adopted in October 1986, and were amended in July 2017. The Zoning
Ordinance allows a Modification of the solar height limitations in the single-family zone if the
limitations are found to be an unreasonable restriction. If there is an unreasonable restriction, the
solar height limit can be increased by six feet such that the height limitation would be the same
as that specified for R-M (R-3) and R-MH (R-4) zones. The rules detailing the criteria for an
unreasonable restriction for second stories are as follows and must all apply:

1. All portions of the proposed addition which will violate the solar access height limitations
for zones other than R-3 and R-4, except for roof overhangs of up to two (2) feet, are
entirely within the perimeter of a structure which was constructed or was issued a building
permit prior to the effective date of the ordinance first enacting SBMC Chapter 28.11.

2. The horizontal dimensions of the proposed addition, excluding roof overhangs, as
measured parallel to all northerly lot lines of the lot upon which it is proposed, do not
exceed twenty five (25) feet, except that portions of the addition that comply with the
solar access height limitations for zones other than R-3 and R-4 shall be exempt from the
provisions of this sentence.

3. All portions of the addition which violate the solar access height limitations for zones
other than R-3 and R-4 have been designed so as to cast no shadow at 9:00 a.m., Noon,
and 3:00 p.m. PST on December 21 on any solar collector in existence, or for which a
building permit has been issued. For the purposes of this subsection, a solar collector shall
be any device which is designed primarily to collect solar energy and which contains an
area of twenty four (24) square feet or more.

4. The amount of direct sunlight on all south facing windows on any adjacent lot at 9:00
a.m., Noon, and at 3:00 p.m. PST on December 21 following construction of the proposed
addition will be greater than or equal to the amount of such sunlight in the event that the
maximum addition in compliance with the solar access height limitations were to be
constructed. The effect of shade caused by vegetation shall not be a consideration in this
determination. For the purposes of this subsection, south facing windows shall include
any window in a dwelling which faces 45 degrees or less from true south and which
separates heated from non-heated space.
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Staff reviewed the plans, and found that the project meets all criteria, except a portion of Criterion
1; therefore, the as-built roof deck does not shade its neighboring properties excessively.

Criterion 1 states that all portions of the second story must be within the existing perimeter of a
structure which was constructed or was issued a building permit prior to the effective date of the
ordinance first enacting SBMC Chapter 28.11 (November 7, 1986). The as-built roof deck meets
the first part of Criterion 1 because it is built within the existing perimeter of the residence.
Unfortunately, the deck was constructed in the field as part of the 2001 building permit, and is
located on top of the area of addition rather than the original 1927 footprint. Therefore, it does
not meet the second part of Criterion 1, in that the addition was built well after November 7,
1986. Staff does not believe that the required finding of unreasonable hardship required to
approve the Solar Access Modification can be made. However, staff would support this request
if the roof deck was built over a portion of the house that was built or permitted prior to November
7, 1986. As the condition is “as-built”, an alternative design was not studied.

Design Review

Design Review by the Historic Landmarks Commission (HLC) is required pursuant to SBMC
22.22.037.D, Minor Alterations to Potential Historic Resources. The Commission originally
reviewed the project on December 12, 2018, finding that the proposed access stair and deck
would not substantially and adversely alter the structure’s appearance or remove a character-
defining feature of the structure, site or natural feature. The Commission later reviewed the
project on March 4, 2020, and commented that the “as-built” deck and access stairs are
aesthetically appropriate to the eligible historic resource, and do not pose consistency issues with
the Neighborhood Preservation Ordinance.

Environmental Review

According to the City’s Master Environmental Assessment (MEA) Report, the project is located
in an archaeological sensitivity overlay area. A prior Archaeological Report was completed for
the property, and no new ground disturbance is proposed. Therefore, the requirement is waived
for this project. The primary residence is also on the City’s List of Potential Historic Resources,
as it is eligible for designation as a Structure of Merit. The Architectural Historian reviewed the
project and determined that a Historic Structures/Sites Report is not required, as the as-built deck
and access stairs are minimally visible and do not pose a negative impact to the eligible historic
resource.

The Environmental Analyst has determined that the project is exempt from further environmental
review pursuant to the California Environmental Quality Act Guidelines Section 15301 (Existing
Facilities) and 15305 (Minor Alterations in Land Use Limitations).

FINDINGS AND CONDITIONS
The Staff Hearing Officer finds the following:
A. Interior Setback Modification
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Exhibits:

mooOwp

The Interior Setback Modification is consistent with the purposes and intent of the Zoning
Ordinance and is necessary to secure an appropriate improvement to the lot. No portion of
the exterior stairway extends beyond the existing residence, encroaching only ten inches into
the required 10°0” interior setback, whereas the existing residence encroaches up to three
feet. The stairs do not pose any impacts to the eligible historic resource, or to neighbors in
regard to noise and privacy, as its only purpose is to access the roof deck, as described in
Section V of this staff report.

Solar Access Modification

While the Modification is consistent with the purposes and intent of the Zoning Ordinance,
in that the roof deck does not shade the neighboring properties excessively, as shown by its
compliance with Criteria 2, 3, and 4, and half of Criteria 1 of the Determination of
Unreasonable Hardship in the Rule and Regulations Pertaining to the Protection and
Enhancement of Solar Access in the City of Santa Barbara (City Council Resolution 17-075),
it does not meet the portion of Criterion 1 that requires that the structure upon which the deck
is proposed was built or permitted prior to the effective date of the original Solar Access
Ordinance (November 7, 1986), as discussed in Section V of this staff report. The roof deck
is however within the perimeter of the building, and the building does not exceed 25 feet.
The provided shadow study demonstrates that the proposed solar access encroachment will
not have a significant effect on the adjacent property, and that the solar encroachment is
negligible. The portions of the roof deck that exceed the solar height limit do not cast a
shadow on a solar collector at 9:00 a.m., 12:00 p.m. and 3:00 p.m. PST on December 21, and
as demonstrated the shadow does not block any sunlight on any south facing windows on any
adjacent lot at 9:00 a.m., Noon, and at 3:00 p.m. PST on December 21.

Project Plans

Applicant's letter, dated October 7, 2020
HLC Minutes, dated December 12, 2018
HLC Minutes, dated March 4, 2020
Council Resolution 17-075

Contact/Case Planner: Pilar Plummer, Assistant Planner

(PPlummer@SantaBarbaraCA.gov)
630 Garden Street, Santa Barbara, CA 93101
Phone: (805) 564-5470 x2687
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ATTACHMENT B
Email from 2121 Garden Street Neighbors dated March 11, 2020



From: Danna Ziv

To: Sarah Bronstad

Cc: Zohar Ziv

Subject: Roof Top Deck at 2115 Garden St.
Date: Wednesday, March 11, 2020 7:09:01 PM

Dear Ms. Bronstad,
We are writing in support of the roof top deck of our next-door neighbors, Jerry and Sue DeRose.
One of the loveliest views from our home is that of the DeRose's home! Indeed, it is mentioned frequently by visitors, as well. The roof deck design flows

perfectly in the architecture and is, really, in our opinion, part of what "makes it", with the charm and interest it adds. We have never had any noise or
privacy issues with the deck's use, and hope to continue to enjoy having it as part of the beautiful backdrop to our garden that the house is.

Sincerely,
Danna and Zohar Ziv

2121 Garden St.
SB 93105


mailto:dannaziv@gmail.com
mailto:sarah.bronstad@vanguardplanning.com
mailto:ziv.zohar@gmail.com

ATTACHMENT C
Email from Pilar Plummer dated May 21, 2020



From: Pilar Plummer

To: Sarah Bronstad
Subject: Re: DeRose - 2115 Garden Street
Date: Thursday, May 21, 2020 5:44:09 PM

Hello Sarah,

Yes, that is acceptable. The topographical data is generally more important for not so flat lots, where the shadow
could be much shorter or longer.

Sincerely,
[Seal of the City of Santa Barbara]

Pilar Plummer

Assistant Planner

CITY OF SANTA BARBARA, Community Development

(805) 897-2687 | pplummer@santabarbaraca.gov<mailto:pplummer(@santabarbaraca.gov>
SantaBarbaraCA.gov<http://santabarbaraca.gov/>?

From: Sarah Bronstad <sarah.bronstad@vanguardplanning.com>
Sent: Thursday, May 21, 2020 13:56

To: Pilar Plummer

Subject: DeRose - 2115 Garden Street

EXTERNAL

Hi Pilar,

One of the standard requirements for a Shadow Diagram, mentioned in the Incomplete letter, asks for topographical
data on the shadow diagram. We are dealing with a mostly flat property (3% over .32 acres), and immediately
adjacent property is flat as well. I'd hate to have to hire a surveyor to make measure topography for this. I looked
back on the previous permit's drainage plan, and see they've called out some spot elevations. Can we note these spot

elevations on our shadow diagram, to satisfy this requirement?

Sarah

Sarah Bronstad

Senior Associate

Vanguard Planning Inc.

735 State Street, Suite 204

Santa Barbara, CA 93101-5502

(805) 679-3137
sarah.bronstad@vanguardplanning.com<mailto:sarah.bronstad@vanguardplanning.com>
www.vanguardplanning.com<http://vanguardplanning.com/>


mailto:pplummer@santabarbaraca.gov
mailto:sarah.bronstad@vanguardplanning.com
mailto:pplummer@santabarbaraca.gov
http://santabarbaraca.gov/
mailto:sarah.bronstad@vanguardplanning.com
http://vanguardplanning.com/

City of Santa Barbara

HISTORIC LANDMARKS COMMISSION
CONSENT MINUTES
DECEMBER 12, 2018

11:00 A.M.
David Gebhard Public Meeting Room
630 Garden Street
SantaBarbaraCA.gov

COMMISSION MEMBERS:
William La Voie, Chair
Anthony Grumbine, Vice Chair
Michael Drury

Steve Hausz

Ed Lenvik

Bill Mahan

Judy Orias

Julio J. Veyna

ADVISORY MEMBER: Dr. Michael Glassow
CITY COUNCIL LIAISON: Jason Dominguez
PLANNING COMMISSION LIAISON: Sheila Lodge

STAFF:

Tava Ostrenger, Assistant City Attorney
Irma Unzueta, Design Review Supervisor
Nicole Hernandez, Urban Historian

Pilar Plummer, Planning Technician
Heidi Reidel, Commission Secretary

ATTENDANCE

Members present:
Staff present:

NEW ITEM

B. 2115 GARDEN ST
Assessor’s Parcel Number:
Application Number:
Owner:
Applicant:

deck.)

(Action may be taken if sufficient information is provided. Historic Resource Findings are

required.)

Project Design Approval and Final Approval with the following findings as required for
Historic Resources in section 22.22.037 of the Municipal Code: the proposed alteration
will not substantially and adversely alter the structure’s appearance or remove a

Mahan and Veyna

Hernandez and Plummer

RS-15 Zone
025-252-004
MST2018-00618

Derose and Sue Ann Gerald
Mark Edwards

(The Carlson House is eligible for designation as a Structure of Merit as it is on the City's List of
Potential Historic Resources. Proposal to permit the existing 322 square foot second story roof

character-defining feature of the structure, site or natural feature.

EXHIBIT C


http://www.santabarbaraca.gov/

City of Santa Barbara

HISTORIC LANDMARKS COMMISSION
CONSENT MINUTES
MARCH 4, 2020

11:00 A.M.
David Gebhard Public Meeting Room
630 Garden Street
SantaBarbaraCA.gov

COMMISSION MEMBERS:
Anthony Grumbine, Chair
Steve Hausz, Vice Chair
Michael Drury

Wendy Edmunds

Ed Lenvik

Bill Mahan

Robert Ooley

Julio J. Veyna

ADVISORY MEMBER: Dr. Michael Glassow
CITY COUNCIL LIAISON: Kristen Sneddon
PLANNING COMMISSION LIAISON: Sheila Lodge

STAFF:

Tava Ostrenger, Assistant City Attorney
Irma Unzueta, Design Review Supervisor
Nicole Hernandez, Urban Historian

Pilar Plummer, Assistant Planner

Heidi Reidel, Commission Secretary

ATTENDANCE

Members present: Hausz

Staff present:

CONTINUED ITEM

Hernandez; Plummer; and Will Russell, Planning Technician

C. 2115 GARDEN ST
Assessor's Parcel Number: 025-252-004
Zone: RS-15
Application Number: PLN2018-00618
Owner: Derose and Sue Ann Gerald
Applicant: Mark Edwards

(The Spanish Colonial Revival style residence, designed in 1927 by George Porter, is on the City’s List
of Potential Historic Resources, as it is eligible for designation as a Structure of Merit: Carlson House.
Proposal to permit an unpermitted 276 square foot roof deck and access stair. Staff Hearing Officer

review is required for a Solar Access and Interior Setback Modification.)

Concept Review. No final appealable decision will be made at this hearing. Project was last

reviewed on December 12, 2018.

Continue indefinitely to the Staff Hearing Officer with the comment that the proposed Solar
Access and Interior Setback Modification are aesthetically appropriate to the historic resource,
and do not pose consistency issues with ElI Pueblo Viejo Design Guidelines or the

Neighborhood Preservation Ordinance.

EXHIBIT D


http://www.santabarbaraca.gov/
https://www.santabarbaraca.gov/SBdocuments/Advisory_Groups/Historic_Landmarks_Commission/Archive/2020_Archives/03_Architectural_Drawings/2020_03_04_March_4_2020_2115_Garden_St.pdf

RESOLUTION NO. 17-075

A RESOLUTION OF THE COUNCIL OF THE CITY OF
SANTA BARBARA ADOPTING AN AMENDMENT TO
RULES AND REGULATIONS PERTAINING TO THE
PROTECTION AND ENHANCEMENT OF SOLAR ACCESS
IN THE CITY OF SANTA BARBARA, AND RESCINDING
RESOLUTION NO. 16-166

WHEREAS, on October 7, 1986 the City adopted Ordinance 4426 pertaining to the
Protection and Enhancement of Solar Access;

WHEREAS, on October 7, 1986 the City also adopted Resolution No. 86-189 Establishing
Rules and Regulations Pertaining to the Protection and Enhancement of Solar Access in
the City of Santa Barbara; and

WHEREAS, on March 31, 1998 the City Council adopted Resolution No. 98-027
amending the Rules and Regulations Pertaining to the Protection and Enhancement of
Solar Access in the City of Santa Barbara;

WHEREAS, on November 16, 2016, the City Council adopted Resolution No. 16-166
amending the Rules and Regulations Pertaining to the Protection and Enhancement of
Solar Access in the City of Santa Barbara;

WHEREAS, on July 25, 2017, the City Council adopted the New Zoning Ordinance and
associated amendments to the Santa Barbara Municipal Code;

WHEREAS, the adoption of the New Zoning Ordinance necessitates changes to the
Rules and Regulations Pertaining to the Protection and Enhancement of Solar Access in
the City of Santa Barbara, in order to ensure consistency with the New Zoning Ordinance;

WHEREAS, a Final Program Environmental Impact Report (EIR) was certified for the
2011 General Plan, and includes EIR Addenda prepared and considered by City
Council as part of adoption of the final 2011 General Plan (December 1, 2011), Climate
Action Plan (September 18, 2012), Historic Resources Element (October 2, 2012), and
Safety Element (December 2, 2013);

WHEREAS, an EIR Addendum dated June 22, 2017 for the New Zoning Ordinance and
related amendments has been prepared and documents that the amendments would
result in no substantial changes in environmental impacts previously identified in the
certified Program FEIR for the 2011 General Plan; and

WHEREAS, the City Planner is the custodian of the records of proceedings for the

2011 General Plan Update, Final Program EIR for the General Plan Update and EIR
Addenda, New Zoning Ordinance and related amendments. The documents and other

EXHIBIT E



materials, which constitute the records of proceedings for these City actions, are located
at the City of Santa Barbara Community Development Department, Planning Division,
630 Garden Street, Santa Barbara, Califomnia. Copies of these documents are available
for public review during normal business hours upon request at the City Planning
Division office.

NOW, THEREFORE, BE IT RESOLVED BY THE COUNCIL OF THE CITY OF SANTA
BARBARA AS FOLLOWS:

Section 1. The City Council makes the following findings with respect to the California
Environmental Quality Act (CEQA):

A. CEQA Findings for City Council Consideration of General Plan Certified Final Program
Environmental Impact Report (EIR) and EIR Addendum pursuant to CCR §15090 and
City Guidelines §lI1.C.2.k-I.

The FEIR Addendum dated June 22, 2017 for the New Zoning Ordinance and related
amendments, together with the certified FEIR for the 2011 General Plan and prior
FEIR Addenda, were presented to the City Council, and the City Council has reviewed
and considered the information contained therein prior to adopting the amendments.
This CEQA documentation for the map amendments constitutes adequate
environmental review in compliance with CEQA and reflects City Council's
independent judgment and analysis.

B. CEQA Findings for Use of Certified Final General Plan Program Environmental Impact
Report (EIR) and EIR Addendum, pursuant to CEQA Guidelines §§ 15162, and 15164.

The New Zoning Ordinance and related amendments are consistent with and would
implement the 2011 General Plan and subsequent Element policies, and are within
the comprehensive scope of analysis of the certified Program FEIR and Addenda for
the 2011 General Plan update and 2012 Climate Action Plan.

The EIR Addendum dated June 22, 2017 documents that the New Zoning Ordinance
and related amendments would not result in new environmental issues,
circumstances, or information, additional significant environmental impacts beyond
those identified in the General Plan Program EIR, a substantial increase in the severity
of impacts identified in the EIR, or require new mitigation measures. None of the
conditions described in CEQA Guidelines Section 15162 calling for preparation of a
subsequent EIR are applicable.

C. Council Resolutions 11-079 and 12-065 Findings per PRC Section 21081 and CCR
15091 Apply to this Action.

Council findings for adoption of the 2011 General Plan regarding Class | significant

impacts, Class 2 mitigated impacts, overriding considerations, and infeasibility of
some mitigation measures and alternatives all remain applicable for adoption of the

2



implementing New Zoning Ordinance and related amendments, and are incorporated
herein by reference.

SECTION 2. The Council of the City of Santa Barbara hereby adopts the amended rules
and regulations pertaining to the protection and enhancement of solar access in the City
of Santa Barbara attached hereto as an Exhibit.

SECTION 3. Santa Barbara City Council Resolution No. 16-166 is hereby rescinded.

SECTION 4. This resolution shall become effective upon the effective date of the City
ordinance adopting the New Zoning Ordinance (SBMC Title 30) as adopted by the City
Council on July 25, 2017.

Exhibit: Rules and Regulations Pertaining to the Protection and Enhancement of Solar
Access in the City of Santa Barbara



Exhibit

RULES AND REGULATIONS PERTAINING TO THE PROTECTION
AND ENHANCEMENT OF SOLAR ACCESS IN THE CITY OF
SANTA BARBARA

(Attachment to Resolution 17-075)

1. Authority

a. These rules and regulations are promulgated and approved pursuant to Santa
Barbara Municipal Code Section 28.11.040 and Section 30.140.180.

2. Policy for Protection and Enhancement of Solar Access

a. GOALS. 1t is the goal of the City to promote the use of renewable energy
resources, including solar energy. Since the present and future applications of
solar energy are well suited to the needs of the residential sector, the City Council
adopted Ordinance No. 4426 on October 7, 1986. The intent of the ordinance is
to:

i. Establish height limitations for structures constructed hereafter in a residential
zone so as to provide a balance between solar rights and development
rights. The Municipal Code contains a formula that allows the maximum
building height to increase in relation to the distance from a northerly lot line
(SBMC §28.11.020 and §30.140.180).

ii. Allow the Community Development Department to establish rules and
regulations regarding administration and interpretation of the Municipal Code
Sections related to solar access, subject to City Council approval.

iii. It is not the intent of the ordinance to reduce the allowable number of units on
any lot, nor to discourage the development of affordable housing. It is not the
intent of the ordinance to establish height limitations on vegetation, because
existing state law on this subject is considered adequate for the time being.
Neither is it the intent of the ordinance to consider shadows cast by vegetation
as a permanent shading source. Therefore, a structure shall not be granted
relief from the height limitations on the grounds that its shadow falls within
those cast by existing vegetation.

b. POLICY. The Community Development Director shall pursue a policy of:

i. Enforcing the height limitation contained in SBMC §28.11.20 and §30.140.180;
and

ii. Facilitating the granting of appropriate modifications.
3. Compliance with Height Limitations

a. HEIGHT LIMITATIONS. The allowable height of any point on a structure in a
residential zone is set forth in §28.11.020 and §30.140.180 of the Santa



Barbara Municipal Code. The Community Development Director may, at any
time prior to or during construction, require calculations demonstrating
compliance with such limitations. The height limitations is related to the
distance from a northerly lot line, which is defined so as to include any lot
line facing within 40 degrees of north. The intention of this definition is to include
both the northwest and northeast lot line on a lot that is oriented 45 degrees
away from the cardinal points of the compass. This is considered necessary so
as to provide protection to southeast and southwest facing walls and roof areas.

b. BASE ELEVATION DETERMINATION. In determining the base elevation for use
in calculating allowable building height as set forth in §28.11.020, the existing
grade shall be used to determine the “highest point of contact of the structure with
the adjacent ground.”

i. In cases where the existing elevation of the lot to the north is higher than the
existing elevation of the lot on which development is proposed, the existing
grade at the highest elevation point along the northerly lot line, measured at the
location(s) with the shortest distance from the structure to the northerly Iot line,
shall be used as the “highest point of contact of the structure with the adjacent
ground”.

c. SHADOW DIAGRAMS.

i. In order to obtain an exemption based on SBMC §28.11.030.E and
§30.140.180.A.3, the applicant must submit an acceptable shadow diagram
including the following information:

(1) A true north arrow;

(2) Topographical features of the proposed site and any adjacent northerly lots,
and existing improvements thereon;

(3) Plan view and exterior elevation view of the proposed structure showing the
location of all northerly property lines on both;

(4) Diagrams of the shadows cast at 9:00 a.m., Noon, and 3:00 p.m. Pacific
Standard Time on December 21 by the portion of the structure being
considered for an exemption.

(5) Any other information deemed necessary by the Community Development
Director.

ii. The shadow diagram may be included on the site plan or may be a separate
diagram.

iii. The Community Development Director shall provide a sample shadow diagram
as a part of the informational materials prepared to implement SBMC Chapter
28.11 and Section 30.140.180.

4. Modification of Solar Access Height Limitations

a. MUNICIPAL CODE REFERENCE. Santa Barbara Municipal Code
§28.92.110.A.4 and §30.250.020.D. allow modification of the solar access height
limitations to be granted where the modification is necessary to prevent either an

2
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